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11.0 Site Design

11.2 General Standards

The three buildings will be s¡tuated on the s¡te to maximize on-street presence and to create an urbân

context by situating the three lobby entrances on 7b Ave NW ând NW Locust Street. The buildingsare
âlso or¡ented to prov¡de views to the surrounding landscape on the upper floors. The landscape plan

will preserve the large grouping of existing trees at the northeast portion of the property to prov¡de

scale, ecological context ând ha bitat for wild life. Theywill beenhanced by new plantings associated

with the Green Necklace park planned adjacent to lssaquah Creek. Pedestr¡ân and bicycle circulation

through the site will be provided with a new 10 feet wide multi-use tra¡l that connects the 7th Ave NW

trail with the newtrail alonglssaquah Creek. Therewill also be new sidewalks along 7th Ave NWand

NW Locust Street that willencourage street side pedestrian circu¡ation. A north/south semi-publ¡c

connection is also planned between Build¡ng B and C to encourage pedestr¡an movement ¡nto the center

ofthe planned development. Sincethes¡te is relatively flat universaldesign principleswill be

incorporate throughout most ofthe site. Sustainable síte des¡gn strategies ¡nclude low ¡mpact

development bio-retention swales along 7th Ave NW and adjacent to the new res¡dent parking lot. Also,

the r¡parian buffer along the creek will be restored to help red uce the ¡m pact of erosion. New native

plantings in the proposed flood swale will be designed to enhance wildlife and promote pollinators.

M u lti-f unctio na lity is paramount through the use of boulders for seating and landscape, steps and raised

planters used as seat walls and the flood swale will provide flood mitigation ¡n addit¡on to seasonal¡ty

and wildlife enhancement. s¡te amen¡ties w¡ll ¡nclude site furnishings including benches, bike racks,

l¡ghting bollards, waste receptacles, signage and art. special pãv¡ng materials will be incorporated into
pedestrian crossings, building entrances and the mult¡-use trãil.

11.3 stândards for All Uses

Bu¡ld¡ng masses are emphas¡zed at the ¡nternal drive intersect¡ons with 7ú Ave NW and wíth NW Locust

St where the bu¡lding lobbies are located. All util¡ties are located within the buildings. The below grade

parking entr¡es are located on the ¡nternal dr¡ve with the door set back far enough so that vehicles in

queuewill notblockthe pedestrian c¡rculat¡on path. F¡rst floor unìtsw¡ll encourage the use ofnew
streêt side s¡dewalks and trails by providing secondary stoop entrances on 7s Ave NW and internal

courtyard entrances connect¡ng to NW Locust Street. New street trees will emphasize landscapingon

neighborhood streets and adiacent to the multi-use trail, as well as throughout the signif¡cant open

space assoc¡ated with the swale and park space adjacent to lssaquâh Creek. New community space w¡ll

include the open space park which will ¡nclude p-patches for building res¡dents, ample seating, a b¡ke

rack, picnic shelter and tool shed, plantingsand a natural play a rea for families and children. Dog

stations w¡ll be added to ass¡st dog walke rs using the trails. Courtyards w¡ll be provided at each new

building for residents. Mostwill be private butthe connection between Bu¡ld¡ng B and Cis ¡ntended to



be semi-public and allow pedestrian circulation through the space. And an act¡ve courtyard at Build¡ng
B is planned alongTthAve NWto activate the street. P¡ant¡ngwill be util¡zed th roughout the site to
creête spaces, provide buffers and seêsonal¡ty, enhance pedestrian experience, ¡mprove wildlife hab¡tat
and to create an overall sense of place.

11,4 Environmental Critical Areas

The buildings are located on the site outside the 200 foot shoreline buffer and their ¡mperv¡ous roof and
pavement surfaces w¡ll be d râined to the new planted flood swa le. park¡ng lotsand on-street park¡ng
onTbAveNWwill be drainedto bio-retention swales before dra ¡n¡ng ¡nto the swale. The riparian buffer
on the west side of lssaquah creek will be restored to help reduce erosion and the ¡mpacts of potent¡al

floods. The existing drainage swale along 7th Ave NW w¡ll be piped and rerouted through the new
planted flood swale. Outdoor lighting will meet all regulãt¡ons in tMC 18.07.107.

11.5 Service, Loading and Waste Enclosure

Loading zones are located on-street ¡n front of each residential lobby w¡thin the parallel parking stâll
lanes. Waste enclosures are located with¡n the below grade parking structuÍe. Waste contaìners will be

moved to the internal drive by property management.

12.0 Circulation Design

12.2 Generel Stendards

The three buildings will be situated on the s¡te to maximize the on-street presence and to create an

urban context by situating the three lobby entrances on 7ú Ave NW and NW Locust Street. Pedestrians

will have mult¡ple routes for movement either through bu¡ld¡ng lobbies, ex¡t stair towers or courtyard
entrances from first floor un¡ts, where feas¡ble. Un¡versal design will be utilized on-s¡te to a llow ease of
movementand connection. Pavement colors, textu res a nd patterns will be ¡ntegrated to provide

hierarchy and visual cue's for d¡rect¡onal movement. Publicvs. private circulat¡on delineationw¡ll be

minimal and ind¡st¡nct. Sidewalks and trails along the streets and internalto the project site will
promote connect¡v¡ty and pedestrian movement to the surrounding neighborhood.

12.3 Motorized Facility Standards

Surface parking lot pavement will be reduced through the use of two foot vehicle overhangs with a

com bination of p la nt¡ng and paving zones. The layout of the surface parking lot has center line

modulation to avoid stra¡ght ìines that encourage an increase in vehicular speed. Pedestrian crossings

will be h¡ghl¡ghted through changes in pave ment or str¡p¡ng to alert motor¡sts to movement. There will
be one curb cut onto 7th Ave NW and one curb cut onto NW Locust Street to minimize pedestrian and

b¡cycle conflicts and to internal¡ze vehicular movements.



12.4 Non-motorized Fac¡lity Standards

Pedestr¡ans and bicycl¡sts will be encouraged to move to and from and through the site. Thenewl0
feet wide east/west mult¡-use trailw¡ll be surfaced w¡th the same mater¡alto provide continuity and

connection from the shopping center to the creek ênd beyond. W¡de sidewalks along 7th Ave NW and

NW Locust Street will encourage walking by neighborhood residents and building residents to the new

bus stop/transit shelter on G¡lman Boulevard. A new5'pathfrom Gilman Boulevard will crosstheflood
swaleand connecttothe center of the parking lot. Street and curbcut intersections will include

pedestrian cross¡ngs to alert vehic¡es to pedestrian movements. A new 5 feet wide bicycle lane on 7ù

Ave NW will connect the trails to the south of the site to Gilman Boulevard.

12.5 Connect¡vity and Block Structure

The three bu¡ld¡ngs are separated by a parking lot and by courtyards. The layout allows for movement in

both the north/south and east/west direction. An alley like courtyard space will allow residents and

ne¡ghbors to walk from NW Locust street ¡nto the center of the site and then across the swale up to

G¡¡man Boulevard. The new 10 feet wide multi-use tra¡l will allow pedestrians to walk from 7th Ave NW

through the s¡te to lssaquah Creek or vice ve rsa. Pedestrian movements will be eased with the use of

curb ramps at curbs and plant¡ng strips and beds for safety and separation from vehicles. The right-of-

way improvements will be maintained by the Owner including paving and planting.

12.6 Landscaping of Circulation Elements

The three buildings are separated by a surface parking lot and courtyards spaces. The layout allows for

movement ¡n both the north/south and eâst/west direct¡on through the middle of the development.

An alley like courtyard space will allow residents and neighbors to walk from NW Locust Street ¡nto the

center of the slte and then across the swale up to G¡lman Boulevard. The new l0feetw¡de multi-use

trail will allow pedestr¡ans to walk from 7h Ave NW through the site to lssaquah Creek or vice versa.

Pedestrian movements w¡ll be eased with the use of curb ramps at curbs and planting strips and beds

for sâfety and separatìon from vehicles. Plantingswill be designed and mainta¡nedto prov¡de maximum

visibility for pedestrian and vehicular safety on streets, withln parking lots, at curb cuts ând adiacent to

sidewalks. Planting will included native and adaptive species, seasonality, low-maintenance, hardiness

and low-water usage. lrrigation will be ¡ncorporated for plant commun¡ty establishment and summer

drought stress. Street trees w¡ll beselectedto provide both shade and scaletothe new bulldings.

R¡ght-of-way improvements will be ma¡nta¡ned by the Owner.

13.0 Community Space

13.2 Generâl standerds

The proposed park and open space ¡s ¡ntended to prov¡de active and pass¡ve recreational opportunity to

the new residents and the neighborhood. An open-air lawn with ample seating, p-patches for residents,

p¡cnic shelter^ool shed, natural play space, restored riparian buffer, boardwalk and trail(s) w¡th planting

are proposed forthe space. The ex¡st¡ng grove oftrees w¡ll be included in the design. S¡te furnishings



will ¡nclude l¡ghting, bike racks, trash receptacles, boulders, signage and art where feasible. The park

will be located adjacent to lssaquah Creek and take advantage of views down to the creek and further to
the foothills southward. ltwill be partially screened from the nearby parking lot and Gilman Boulevard

by new buffer plantings. The p¡cn¡c shelter will provide year-round cover. Thenewmulti-usetrail
connect¡ng to 7th Ave NWwill prov¡de easy and direct access for pedestrians and bicyclists. Theparkis
intended to be a gathering space for new residents and the neighborhood and to become an ¡ntegral
p¡ece of lssãq uah's Green Necklace of parks a nd open spâce. ¡twill be a place where res¡dents ca n

connect with nature and enjoy the waters¡de space and have access to w¡ldlife including birds and small

mammals. The meadow lâwn will be centrally located and allow for passive picnicking or active uses

such as ballgames or Frisbee. Anatural playspace isalso proposed adjacent to the p-patch garden and

ex¡st¡ng grove oftrees. Light¡ng will provide nighttime access that meets code requ¡rements for sâfety

and night sk¡es.

13.3 Connect with Nature Stendards

The new multi-use trail and park will provide visual and exper¡ential access to lssaquah Creek within the

heart of lssaquah's commerc¡al corridor. ltw¡ll beã revitalized space with a restored ripar¡an buffer on

the west s¡de of lssaquah Creek and new nat¡ve plantings that are intended to attract and support

pollinators ¡ncluding birds and insects and promote plânt divers¡ty found in nature. A picnic shelter and

benches will provide seat¡ng for year round use and enjoyment by res¡dents.

13.4 Pleyscape Standards

A natural play space is proposed that will include boulders for seat¡ng and climb¡ng, sand pit for play,

stepping stones and potent¡al for inclusion of interpretive art highl¡ghting the ¡mportance of lssâquah

Creek and the floodplã¡n/watershed. lt w¡ll provide opportunity for families to enjoy the outdoors

adjacent to the creek ãnd have a picnic or play amongst the natural elements.

13.5 Plaza Standerds

Both pr¡vate and sem¡-public rooftop courtyards are planned for âllthree bu¡ldings. They will

¡ncorporate a mixture of pedestal pavers, wood decking and other pavement treatments to highl¡ght

the¡r importance in relation to internal spaces and outdoor activ¡ty areas. seating, light¡ng and plânt¡ng

will be included to make the spaces inv¡t¡ng for use by res¡dents in some locations neighbors passing

through.

13.6 community Garden/P-Patch Standerds

P-patches are planned for the park/open space adjacent to lssãquah Creek. lt is intended that enough

raised planting bedswill be constructed for 15-20% ofthe new residents. Atool shed / p¡cnic shelter

structure w¡ll be s¡tuated near the ga rden for garde ners. Access to potablewaterand electric¡ty w¡ll be

included as well as s¡gnage for ru¡es and regulations for sêfe and proper usage. The p-patches will be

situated to prov¡de excellent solar access. Composting will be included and the area will likely befenced

to reduce wildìife and pet access.



13.7 Pet Amenity Stendârds

The multiple paths and s¡dewalks ¡ncluded ¡n the project will allow for dog-walk¡ng opportunities
including use of the pa rk and open space. Pet p¡ckup stations and s¡gnage will be strãtegically ìocated to
encourage their use. A pet washing stat¡on with potablewater¡s proposed forthe northeast corner of
building C for residents.

14.0 Buildings

14.2 General Standards

The bu¡ldings are located within 0-10' of the Right of Way to provide a continuous street wãll. The color

and material of the buildings vary along the street wall to enhance the pedestrian experience. lnformal
gathering areas are located at the building corners and along the shared-use trâil. The bu¡lding lobbies

and street level residential entr¡es engage the Public Realm bringing variety to the streetscape.

14.3 Building Mass and Design

The build¡ngs are modulâted both vert¡cally and hor¡zontally to provide surface relief, depth and

shadov,/. co¡ors and Materials change w¡th bays and projections. W¡ndow sizes vary with div¡ded l¡ght

and Operation. Three (3) story bays are locâted alongthe street frontage and with¡nthe pedestrian

alley to reduce the build¡ng heights. At the corners ând lobbies, a two (2) story express¡on is

emphasized with a rotated three (3) story bay above to add ¡nterest to the corners and to focus on the

lobby.

14,4 Ground Level Details

The ground floor ât the corners and along the shared-use tra¡l is used for the lobbies, leasing space, and

res¡dential amenities (F¡tness center, Mob¡le Office, Lounge) to provide greater visual interest. Ground

level units adjacent to the sidewalk are elevated from the sidewalk grade 2'-3'with a mixture of

deciduous and evergreen landscaping provided as a buffer. The main lobbies are located ãt the corners

ofthe building and focus on the adjacent streets, with secondary stair entries located adjacent to

Gilman and the sha red-use t ra ils. Someground level residential un¡tswill have stoops with asmall

private deck. The Bu¡ld¡ngs w¡ll have private courtyârds thât are elevated from the street and sidewalk,

14.5 Weather Protection

weather protect¡on is provided at the residential lobbies and secondary sta¡r entrances, âs well as a

percentage of ground level residential units and amenity spaces.

14.6 Roofs and Parapets

The roof parapets are 42" ¡n height ãbove the top of roof structure and all vis¡ble mechanical equipment

will be screened from view.



15.0 Parking

15.2 GeneralStândards

Both below grade structured parking and surface park¡ng are provided. Anchored bicycle racks are

prov¡ded at every building lobby and within below grade parking.

15.3 Stendards for Structured Parking

The entrânces to the below grade park¡ng levels are located off of the ¡nternâl drive, set back from the

pedestrian circulat¡on for safety.

15.4 Standards for Surfece Park¡ng

The surface parking is located w¡th¡n, ând accessed from, the ¡nternal dr¡ve. The surface parking has

pedestrian circulation at the head of all pãrking stalls and crosswalks within the internâl drive marked

w¡th a different color ênd textured surface. Pedestr¡an routes are buffered w¡th landscaped beds and a

landscape island ¡s provided every six (6) stalls. L¡ghting will be provided for safe vehicular and

pedestr¡an movement per code.

15.5 Standerds for Bicycle Parking

Anchored bicycle racks are provided at every bu¡lding lobby and with¡n below grade park¡ng.

16.0 Landscape

16.2 GenerelStandards

The community ãnd open spaces are designed with lssaquah Creek watershed as the driving influence.

Courtyards draw from various âspects of the r¡ver system such as log jams, canyons, sand bars, and flood

pla¡ns. The multi-use traìl reflects a path "along the creek" that ¡s buffered from car circulation w¡th

"creekside" plantings on each side (m¡n 2', max 15') where appropr¡ate (not adjacent to courtyard

entrances, connector trails or when cross¡ng a street). Landscape islands located every six {6) stalls will

further buffer the parking area and improve the pedestrian env¡ronment. Site furnish¡ngs, hardscape

and plant¡ng schemes reflect the creek ecotopes provid¡ng a sense of place and softening the building

edges. Selected plants ãre native or adapt¡ve, suitable for their des¡gnated location, prov¡de habitat for

wildlife and pollinators, and appeal aesthet¡cally. The open space and buffer area trees close to lssaquah

Creek will be largely preserved and enhanced with supplemental native spec¡es that are repeated in

other plant¡ng areas. Stormwater facilities including bioretent¡on ând the flood swale integrate into the

overarching watershed concept and will be visible by adjacent pedestrian paths and open space areas.



16.3 Fence Guidelínes

There are only a few locations where fences will be used: private terraces thãt front public corridors,
guardrails for the edge ofthe flood swale and aìong Issaquah Creek. The fences for private areas w¡ll be

a combinat¡on of +/- 4' HT semi-transparent metal and wood fencing with landscape plantings that
maintain a fr¡endly pedestrlan env¡ronment. A more natural material and sty¡e such as spl¡t railwill be

used along the flood swale and lssaquãh creek.

17.0 Lighting

17.2 Gene¡âl Lighting StandaÌds

A hierarchy of exterior I¡ght¡ng has been selected that will ensure a safe, attractive environment for all

users after dark. Fixtures and locat¡ons will contribute to the des¡gn concept as architectural elements,

maintain dark-sky elements, and be sized appropri¿tely for activities without overlapp¡ng ¡llum¡nation

patterns. A licensed engineer experienced w¡th l¡ghting des¡gn will prepare the street lighting des¡gn.

17,3 BUG Standards

L¡ght fixtures will comply with BUG rat¡ngs.

17.4 Design and Fixture Standards

Overhead light poles will ¡lluminate pârk¡ng and streets. Embedded Iights on planters and stairs, and

bollards at changes in walk direction, and crossing vehicle lanes will provide lighting at the pedestr¡an

scâìe. L¡ghting for sculptural elements or water features will enhance the feature w¡thout glare or
impacts to n¡ght sky goals.

17.5 C¡rculation Standards

L¡ght poles along Seventh will be mounted at 15 ft HT in a staggered position that is compatible with
landscape areas and trees. Design shall match a modern urban style. A licensed engineer experienced

with light¡ng des¡gn w¡ll prepare the street light¡ng des¡gn.

17.6 Circulation Standards: Pedestr¡an, Bícycle and Trail

Bollards with a low, uniform l¡ght level (min 0.65 on finished surface, 0.9 fc vertical illuminance) aligned

along pedestrian paths w¡ll guide users safely w¡thout adversely ¡mpactinB res¡dents. B¡¡dges have low
level of light on the brldge deck to safely guide users across. There will not be light¡ng w¡thin the open

space/forest buffer areas adjacent to lssaquah Creek. Outlets will be provided to encourage

seasonal/festive Iighting.

17.7 Community Space Standards

Wâlkways and gather¡ng areas w¡ll be illuminated to the pedestrian scale six (6)feet. Specialty lighting in

cou¡tyards will create unique even¡ng spaces w¡thout adversely affecting night sky goãls. Focal light¡ng



w¡ll enhance features of the community spaces such as wâter features, scuìptures, signs, or h¡gh ãctìv¡ty

areas associated with interior amenity spaces.

17.8 Parking Standerds

Surface: L¡ght poles will be ¡nstalled ¡n the parking area at 15 ft HT in ã staggered position that is

compat¡ble with landscape islands, trees, and paths (m¡n 0.3 fc f¡nished surface ¡lluminat¡on, 0.15

vertical illum¡nance). Design shall match a modern urban styìe. Bollard l¡ghting fixtures will safely guide

users through the park¡ng area to building entrances. The design of pole and bollard lights will be

modern and urban.

17.9 Build¡ng Design Standards

L¡ghting is prov¡ded at all bu¡ld¡ng lobbies, residential amenity entries, secondary sta¡r doors and exterior

individual unit doors.

17.10 Landscape Standards

Upl¡ghts will accent plantings and trees and will not be mounted to trees or overlap with street light

placement. Embedded lights will accent walkways to prov¡de secur¡ty and outlets w¡ll be provided to

allow festive/seasonal light¡ng.


